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TO:  Chair and Members of the Board
County of Westchester Industrial
Development Authority (“IDA”)

From: Michael Grella, Economic Development Consultant to the
Office of Economic Development

Date: December 1, 2021

RMS Broadway LLC Project Cost-Benefit & Impact Study Executive Summary

Applicant background:

RMS Broadway LLC (or “Applicant”), based in Stamford, CT, is seeking IDA financial assistance for
the development of 190,941 of multifamily housing at 51 South Broadway in White Plains. The
property is currently a vacant one-story former retail building and surface parking lot. They are a
special purpose entity of, RMS Companies. Per its application, RMS Companies is a privately
owned, fully integrated real estate development firm that has established itself as one of the
fastest growing real estate companies in the tri-state area, with a successful track record in
redefining the lifestyle landscape for residential for-sale and rental communities and raising the
bar in hotel design and operations.

RMS is the recipient of numerous awards including Builder of the Year by the Homebuilder’s
Association of Connecticut, Developer of the Year by NAIOP of Fairfield and Westchester County,
The Developer Investor Award by the Greater New Haven Chamber of Commerce and the March
of Dimes Fairfield and Westchester County Real Estate Award. Recent projects include: UCONN
RESIDENCES, THE VERANO, THE MODERNE, PARALLEL 41 and THE BLVD, all luxury rentals in the
Stamford downtown area, THE NOVELLA, PARKSIDE, AURA and THE MADDOX in New Haven,
MAYFAIR SQUARE in Danbury, COPPER SQUARE in Bethel, CT, and STRATUS ON THE HUDSON,

a luxury apartment building on the Hudson River in Yonkers, NY. RMS also owns and operates
numerous hotels, apartment complexes, and mixed-use developments in the tri-state area.

Project description (the “Project”):

The IDA received a request for financial assistance from RMS Broadway LLC related to
construction of the project consisting of a 134-unit residential rental building with approximately
111,541+ rentable square feet and 190,941+ gross square feet (including garage). The garage will
be two levels and above ground with amenity spaces along the street frontage and residential
units above. A loading area near the entrance/exit of the property will be available. There will be
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134 spaces within the garage and 40+ bike storage spaces (for residents only).

The project will be constructed on the existing 1.02-acre lot following the demolition and
associated environmental clean-up (asbestos and lead removal) of the existing building.

The project will be comprised of a mix of unit types, including efficiency, 1-bedroom, and 2-
bedroom as follows:

- 27 Studio units at ~538 SF
- 59 1-bedrooms units at ~718-846 SF
- 48 2-bedrooms units at ~1,052-1,258 SF

The project will also contain the following amenities:

- Courtyard area will include a pool, garden terrace, BBQ grills, exterior fireplace, and
seating area.

- Additional amenities being planned for the project include a fitness center, pet spa,
bicycle storage, resident lounge, co-working spaces, and conference room.

Environmental Conditions

Based upon a "Focused Hazardous Building Material Evaluation Report" conducted by

GZA in January 2021, the property contains: Asbestos-Containing Materials (ACMs), Lead Paint,
PCBs, and Hazardous/Universal Waste. Most significantly, ACMs consisted of vinyl floor tiles, pipe
insulation, and the asphalt roof.

Project Parameters

Projected permanent jobs: 4 direct jobs on-site per the application, will be created.
Construction Costs:

e Land & building acquisition: $7,370,000

e New building construction: $36,582,000 ($18,291,000 labor & $18,291,000

materials)

e Non-manufacturing equipment: $350,000

e Soft costs: $4,032,500

Total: $48,334,500 ($35,000,000 debt financing, $13,334,500 equity)
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Project Costs and Construction Phase Spending

Direct Spending
Percent of Spending in inside Westchester

Total Project Westchester County County

Construction Costs

Construction Materials $ 18,291,000 25% $ 4,572,750
Construction Labor $ 18,291,000 25% % 4,572,750
Non-Manufacturing Equipment $ 350,000 25% % 87,500
Soft Costs (Architects, Fees, etc.) $ 4,032,500 25% % 1,008,125
Construction Subtotal $ 40,964,500 $ 10,241,125
Other Project Costs

Real Property Acquisition § 7,370,000 nfa % -
Overhead, Contingency, Financing $ - nfa $ -
Other Cost Subtotal £  7.370,000 $ -
Total Costs $ 48,334,500 % 10,241,125

This table shows Project costs from the Application and shows which of these costs drive the construction phase
impact analysis.

Source: Applicant. 25% of construction and soft costs are estimated to generate economic impact. Land
acquisition is assumed to have no economic impact.

Request and Need for Financial Assistance

Estimated Financial Assistance Requested

JTotal Project  County Only

Sales Tax Exemption on Construction Materials

Construction Materials Sourced by Location 100% 25%
Taxable Construction Materials Costs, Estimated $ 18,291,000 % 4,572,750
Combined Sales Tax Rate, County, State, and MTA 8.375% 8.375%
State Sales Tax (4%) Exempted 3 731,640 n/a
MTA Tax (3/8%) Exempted g 68,591 n/a
Westchester County Sales Tax (4%) Exempted $ 731,640 $ 182,910
Estimated Sales Tax Exemption 3 1,531,871 $ 182,910
Mortaage Recording Tax Exemption
Estimated Mortgage Amount $ 35,000,000 % 35,000,000
Mortgage Recording Tax Benefit, Percent of Mortgage 1.000% 1.000%
Estimated Mortgage Recording Tax Exemption* g 350,000 % 350,000
Real Property Tax Exemption, Present Value g 3,154,843 % 441,683
Estimated Financial Assistance Requested, Total $ 5036714 § 974,593

Source: Applicant. County estimates: Camoin Associates

In its application, the Applicant cited the following reasons for requesting IDA financial assistance
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and stated the project would not proceed as planned without IDA assistance:

High Costs. The Agency’s assistance with the Project through sales tax exemption, mortgage
recording tax abatement and real property tax abatement is necessary to make the Project
economically feasible to offset the high costs of design, approvals and entitlements, construction
and financing as well as constructingaffordable units for the Project.

City of White Plains’ Recapture. It should be noted that with respect to industrial development
agency transactions, the City of White Plains “recaptures” sales and mortgage tax benefits which
the Agency grants to Applicants. So, the Agency will grant a 1.0% mortgage tax exemption and the
City of White Plains will “recapture” .50% from the Applicant, and the Agency will grant 8.375%
sales tax exemption and the City of White Plains will “recapture” 2.5% from the Applicant.
Therefore, as part of the negotiations with the City of White Plains, the Applicant does not enjoy
the full benefits which the Agency may confer upon the Applicant.

High Cost of On-Site Parking and Environmental Remediation. Without the Agency’s benefits as
being requested in this Application, the Project will be difficult to finance. The Applicant will
provide for parking for tenants of the facility and, in addition, will have to remediate certain
environmental contaminants at the facility (e.g., the Applicant will need to remove asbestos at the
existing facility), all of which will be costly.

Project Timeline

Estimated construction start date: March 2022.
Estimated completion date of project: March 2024 (assuming March 2022 commencement)

Project occupancy: March 2024 (assuming March 2022 commencement)

Economic Impact — Construction Phase

Economic Impact - Construction Phase
Total Activity

Jobs Larnings =dles
Total Associated Activity 200 5 18,291,000 % 40,964,500
Percent in Westchester 25%

Economic Impact in Westchester - Construction Phase

Jobs Earnings Sales
Direct 50 $ 4 572,750 % 10,241,125
Indirect 8 $ 576,724 § 1,729,902
Induced 9 $ 692,756 % 1,731,239
Total 67 $ 5842229 § 13,702,265

Source: Emsi, Camoin Associates

Mote: Applicant anticipates 200-250 jobs will be created on-site during construction, 25% of
which are expected to be for Westchester County residents.
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Applicant indicated approximately 25% of construction purchases will be sourced from
Westchester County and an additional 25% from outside the County but within the Hudson
Valley Labor Market Area, 30% of purchases will be from outside the Hudson Valley Labor
Market Area but in New York State, and 20% of construction purchases will be from outside
New York State.

Economic Impact — Operational Phase:

The annual economic activity resulting from the Project is expected to generate 4 direct full-time
jobs at the Project site:

Leasing Associate S40K-S45K salary, S5K-S10K benefits

Porter $30K-540K salary, $5K-S10K benefits

Manager $65K-585K salary, $10K-520K benefits

Superintendent S65K-S85K salary, S10K-S20K benefits

Economic Impact - On-Site Operations

Jobs Earnings Sales
Direct 4 $ 200,200 % 672,289
Indirect 2 $ 123,492 % 333,120
Induced 1 $ 60,289 % 149,887
Total 7 L3 383,982 % 1,155,297

Source: Emsi, Camoin Associates

Combined Economic Impact:

The combined annual economic impact of new household spending and on-site operations:

Total Annual Economic Impact

Jobs Earnings Sales
Direct 35 $ 1,464,104 § 4,313,215
Indirect 8 $ 550,046 % 1,485,936
Induced 6 $ 483,696 1% 1,192,982
Total 49 3 2,497,846 $ 6,992,133

Source: Emsi, Camoin Associates

Affordable Housing:

The Project will comply with the City of White Plains’” Affordable Rental Housing Program
Regulations through the 12% set-aside requirement for a total of 16 units where the mix of
affordable units will parallel the overall unit size allocations such that there will be 3 affordable
studio units, 7 affordable one-bedroom units, and 6 affordable two-bedroom units.
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Cost Benefit Analysis and Ratio:

The Project has a positive cost-benefit ratio of 1.47:1 or $1.47 of revenue to the County for each
$1 of County financial assistance provided. This ratio is in a favorable range consistent with other
projects that the IDA has previously approved for financial assistance.

Table 14

Fiscal Benefits and Costs of Financial Assistance in Westchester County Over 12 Years

One-time Sales Tax Revenue from Construction Earnings $ 40,896
Sales Tax Revenue from Household Spending, 12 Years, Present Value $ 740,718
Sales Tax Revenue from On-Site Employee Spending, 12 Years, Present Value $ 28,425
Add'l Property Tax Revenue, Project vs. No Project, Present Value $ 625,339
Total Fiscal Benefits $ 1,435,379
Foregone One-Time Sales Tax on Construction Sales $ 182,910
Foregone One-Time Mortgage Recording Tax $ 350,000
Foregone Property Tax Revenue, Present Value $ 441,683
Total Costs of Financial Assistance $ 974,593
Benefits to Costs ($1,435,379 / $974,593) 1.47

Notes: Sales tax on construction materials purchased in county only.

Project Community Benefit Components

Increased Revenue to City/County. It should be noted that the Project site has a vacant building
located thereon which has been vacant for approximately eight years and, as such, no commercial
activity at the Projectsite. The enhanced sales tax revenues that will be generated by the Project’s
residents will benefit the City andCounty. The Project will help to enhance the commercial core of
the City of White Plains as well as Westchester County. There is a need for residential market
rental housing in the City of White Plains and the Project will meet those needs. In addition,
parking at the Project site will help alleviate parking demand for on-street and public garage
parking in the commercial core by providing parking for the tenants (residential) of the Project.

Investment by Applicant. The Applicant will make a substantial capital investment in the Project
as set forthin the Application. The Project, once completed, will be a part of the core of the City of
White Plains and willadd to the vitality of the County and to the City of White Plains by improving
the area surrounding the Project site.

Employment. The Project site is currently vacant and generates no employment. Immediately
upon commencement of construction of the Project, the Project site will generate a significant
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amount of construction jobs. Once the Project has been completed, per the Application, the
Project will generate 4 direct permanent jobs on-site which will create an additional 3
indirect/induced jobs for 7 total net new jobs attributable to the Project site. Further, occupancy
of the Project by residential tenants will add to the employment base of the County of
Westchester creating an additional 42 indirect and induced jobs for a total of 49 net new jobs.

Increase in Real Property Taxes. Due to the Applicant’s development of the existing vacant
buildings at the Project site and will generate real property taxes far exceeding the real property
taxes currently attributable to the Project site inclusive of the PILOT benefits.

Vacancy. As already noted, the Project site currently contains a vacant building in the heart of
White Plains.The Project will add vitality and life to the Project site and inject much needed activity
in this area of White Plains.



